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substantial issue with respect to the LCP as follows.  First, the claim under Coastal Act section 30251 
is not a basis for appeal under Coastal Act section 30603 but even if it was, there are no significant 
public visual resources affected by the County approval (see below). 
 
Second, the Marin County Board of Supervisors found that the project was consistent with the LCP 
and specifically the Muir Beach Community Plan because it would not adversely impact the 
surrounding built environment regarding views from the adjacent properties, privacy for the property 
or surrounding properties, vehicle access, or due to conflicts with building design and bulk (Exhibit 1). 
The proposed development is small (1160 sq. ft.). As described by the County’s findings, the new 
structure is “modest,” with a height (25 ft) and bulk proportionate to the 10,000 sf site. The height is 
consistent with the maximum height requirement for Muir Beach (Exhibit 3). It would provide 
adequate setbacks from surrounding properties (15 feet on the north side, 14 feet in the front). The 
house would be located in the upper portion of the property and not result in adverse visual effects to 
surrounding properties, including appellant Collier’s lot to the north. The exterior materials would be 
unobtrusive gray and charcoal colors for the siding (“Wood Moss” Hardiplank) and roof and black 
clad windows that blend into the hillside. The County also found that the building design would be 
blend into and compliment the surrounding natural and built environments. The Commission concurs 
that no significant public views, which are protected by the LCP, would be impacted by the 
development. Nor does the development raise any significant concerns with respect to compatibility 
with the surrounding built environment. The County is requiring the planting of landscaping visual 
screen along the north side of the property. 
 
With respect to habitat and tree removal issues, although the project will remove some native 
vegetation in the development footprint, no sensitive species or habitats have been identified by the 
County on the site or in the immediate vicinity. In addition, the tree removal required for the 
development conforms with a vegetation management plan approved by the Fire Department that 
specifies the removal of seven trees in part to provide a defensible space. 
 
Overall, the County has provided factual and legal support for its decision (Exhibit 1). As summarized 
above, the extent and scope of the approved development is small. There are no significant coastal 
resources affected by the decision, and no adverse precedent will be set for future interpretations of the 
LCP. Finally, the appeal does not raise issues of regional or statewide significance.  
 
For the reasons stated above, the Commission finds that Appeal Number A-2-MAR-09-001 does not 
present a substantial issue with respect to the grounds on which the appeal has been filed under Section 
30603 of the Coastal Act regarding consistency with the certified Local Coastal Program and/or the 
public access policies of the Coastal Act. 

California Coastal Commission 
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22.57.040I C-R-A--Coastal residential, agricultural districts. 

22.57.041I Purpose. The purpose of this district is to provide for residential use, combined 
with small scale agricultural activities, subject to specific development standards. 
22.57.042I Principal Permitted Uses. The following uses are permitted in all C-R-A 
districts: 
1. Single-family residence; 
2. Small livestock farming; provided, that not to exceed one horse, or one cow, or one hog, 
or three sheep, or three goats, or other similar livestock may be kept for each twenty 
thousand square feet of area of the lot, to a maximum of three horses, or three cows, or 
three hogs, or six sheep, or six goats or other similar livestock maintained on any one lot; 
3. Crops, horticulture, nurseries and greenhouses; 
4. Accessory buildings; 
5. Home occupations; and 
6. Bed and breakfast operations as defined in Section 22.02.103I, for such operations 
which offer or provide not more than three guest rooms. 
22.57.043I Conditional Uses. The following uses are permitted in all C-R-A districts, 
subject to securing a use permit in each case: 
1. Public and private stables and riding academies; 
2. Sale of agricultural products produced on the premises; 
3. Public parks and playgrounds; 
4. Buildings for the sale of agricultural and nursery products; 
5. Schools, libraries, museums, churches, retreats, noncommercial tennis courts, and day 
child-care centers for seven or more children; 
6. Dog kennels; 
7. Livestock farming exceeding three cows or three horses or three hogs or six sheep; 
8. Bed and breakfast operations as defined in Section 22.02.103I, which provide four but 
not more than five guest rooms. 
22.57.044I Design Standards. Building site area and width; building setbacks, height and 
floor area ratio shall comply with the standards listed in Section 22.57.200I, “Design 
standards table.” 
22.57.045I Exceptions. Any parcel of land with an area of less than seven thousand five 
hundred square feet, and/or with an average width of less than sixty feet, which was under 
one ownership on September 2, 1938, which owner thereof owned or has owned no 
adjoining land and provided that no succeeding owner has owned adjoining land, or which 
parcel is shown as a lot on any subdivision map or land division or parcel map or record of 
survey which was recorded after approval of the map in the manner provided by law, may 
be used as a building site for one-family dwelling by the owner of such parcel of land or by 
his successor in interest, provided that all other regulations for the district, as prescribed in 
this title, shall be complied with; provided further, that in lieu of the foregoing building site 
area regulations in any C-R-A district, in which there are also applied the regulations of 
any B district under the provisions of this title, each one-family dwelling with its accessory 
buildings, hereafter erected, shall be located on a building site, in one ownership, having 
an area not less than specified for such B district. In no case, however, shall there be more 
than one dwelling on any one lot. (Ord. 2884 § 4 (5, 6), 1985; Ord. 2637 § 6 (part), 1981) 
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22.57.200I Design standards table. 

The following design standards shall apply in the respective coastal districts: 

Zone 
District 

Building Site 
Requirements 

Lot Area 

Setbacks 
Average 

Width 

Floor 
area: 
Front 

Floor 
area: 
Side 

Floor 
area: 
Rear Height Ratio 

C-R-A 7,500 sq. ft. 60 ft. 25 ft. lot 
depth1

6 ft. 20% 25 ft.*. 30% 

C-H-1 7,500 sq. ft. 60 ft. - - - 25 ft.* - 
C-R-I 7,500 sq. ft. 60 ft. 25 ft. lot 

depth1
6 ft. 20% 25 ft.* 30% 

C-R-2 7,500 sq. ft. 60 ft. 25 ft. lot 
depth1

6 ft. 20% 25 ft.* 30% 

C-VCR 7,500 sq. ft. 60 ft. 0 ft. 5 ft. 15 ft.1 25 ft.* - 
1 Maximum rear yard setback of 25 feet. 
* Height limit in Stinson Beach Highlands shall be seventeen feet. 
2 Commercial uses in C-VCR districts have no side and rear setbacks required. 
 
(Ord. 2637 § 6 (part), 1981) 

22.57.201I Regulations for B districts. 

In any C district which is combined with any B district, the following design standard 
regulations, as specified for the respective B district, shall apply. 

Building Site 
Requirements Setbacks 

Zone 
District 

Lot Area Average 
Width 

Front Side Rear Height 

B-D 1,750 sq. ft. 35 ft. 10 ft. 5 ft.* 10 ft. 20 ft. 
B-1 6,000 sq. ft. 50 ft. 25 ft. 5 ft.*   
B-2 10,000 sq. ft. 75 ft. 25 ft. 10 ft.   
B-3 20,000 sq. ft. 100 ft. 30 ft. 15 ft.   
B-4 1 acre 150 ft. 30 ft. 20 ft.   
B-5 2 acres 150 ft. 30 ft. 20 ft.   
B-6 3 acres 175 ft. 30 ft. 20 ft.   

* Side setback on corner lots--minimum of 10 feet. 
 
(Ord. 2703 § 19, 1982: Ord. 2637 § 6 (part), 1981) 

 

Exhibit No. 3
A-2-MAR-09-001 (Biondi)

LCP excerpts
Page 2 of 8



Exhibit No. 3
A-2-MAR-09-001 (Biondi)

LCP excerpts
Page 3 of 8



Exhibit No. 3
A-2-MAR-09-001 (Biondi)

LCP excerpts
Page 4 of 8



Exhibit No. 3
A-2-MAR-09-001 (Biondi)

LCP excerpts
Page 5 of 8



Exhibit No. 3
A-2-MAR-09-001 (Biondi)

LCP excerpts
Page 6 of 8



Exhibit No. 3
A-2-MAR-09-001 (Biondi)

LCP excerpts
Page 7 of 8



Exhibit No. 3
A-2-MAR-09-001 (Biondi)

LCP excerpts
Page 8 of 8



199-251-58

1

Sunset

Pa
ci

fic

Seacape

Ahab

Unnam
ed

Starbuck

Muir Woods

Lagoon

Cove

C
ha

rlo
tte

s U
nn

am
ed

Unnamed

All Locations Approximate.
For Illustrative Purposes Only.
Source: USGS. 

Technical Services Division - GIS Unit
California Coastal Commission Not To Scale$

Exhibit 4 - Project Location
A-2-MAR-09-001
(Biondi)

Page 1 of 2



199-251-58

All Locations Approximate.
For Illustrative Purposes Only.
Source: Marin County, 2008. 

Technical Services Division - GIS Unit
California Coastal Commission Not To Scale$

Exhibit 4 - Project Location
A-2-MAR-09-001
(Biondi)

Page 2 of 2




